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ARNOLD $iGHIWARZENECGRR, Govomor

DEF’ARTMENT OF HQUSING AND CDMMUNITY DEVELOPMENT

DIVISION OF HOUSING POLICY DEVELOPMENT
1800 Third Straat, Suita 430
P, Q. Box 942053
Sacramento, CA 94252.2053
(916} 323-3177
FAX (916) 327.2643

June 15, 2000

Mr, David Brandt

Assistant City Manager

City of Alameda

2263-Santa Clara Avenue, Room 190 - - . .
Alameda,CA 94501 . - : - . N

Dear Mr. Brandt:

RE: Review of the City of Alameda’s Draft Housing Element Update

Thank you for submitting the City of Alameda’s draft housing element update received
for review on April 16, 2009. The Department is required to review draft housing
elements and report the findings to the locality pursuant to Governmeant 'Jode

Section 65585(b). Communication with Mr, Andrew Thomas, Planning Manager,
facilitated the review. In-addition, the Department consideréd comments from
Renewed Hope and Arc Ecology, pursuant to Section 65585(c).

The draft element addresses some statutory requirements; however, revisions will be
necessary to comply with State housing element law (Article 10.6 of the Sovernment
Code). For example, the element must include analyses of identified sftes and
potential governmental constraints and revise or add programs to address constraints
and assist in the development of housing for lower-income househalds. The enclosed
Appendix describes necessary revisions neaded to comply with State hcusing element

law.

We are committed to provide any assistance needed to facilitate your ef'orts to bring
the element into compliance. If you have any questions or would like assistance,
please contact Paul McDaougall, of our staff, at (916) 322-7985,

Sincerely,

Cathy E. reswel!
Deputy Director

cc. Eve Bach, Arc Ecology
Laura Thomas, Renewed Hope



66/15/2_@@9 12:45 9163272643 "HPD . PAGE ©3/10

AF‘PENDIX’ i
CITY OF ALAMEDA

The following changes would bring the City of Alameda's housing element irto comphance with
Article 10.6 of the Government Code. The pertinent Government Code Seclion is cited for
eaoh recammended change. .

Housmg element technical assxstance information is available on the Depart nent's website at
www hed.ca.gov, Refer to the Division of Housing Policy Davelopment and 1he section
pertaining to State Housing Planning. Among other resources, please refer lo the
Department's latest technical assistance tool Buflding Blocks For Effective Huusing Elements
(Building Blocks) at htip:/Avww.hed.ca.gov/hpd/housing_element/index.html, the Government
Code addressing State housing element law and other resources.

A. Housing Needs, Resnurces, and Constraints

1. Include an analysis of population and employment trends and documsntation of
profections and a quantification of the locality’s existing and projectea needs for all
income levels, including extremely low-income household (Section 6£583(a)(1)).

Extremely Low-Income (ELI) households: While the elerment guantifiss existing EL
renter households (Appendix 2), in accordance with Chapter 891, Statutes of 2006

(AB 2634), it must include a quantification of both owner and renter ELI households and
an analysis of the housing needs of existing ELI households. The analysis could
consider household characteristics such as overpayment and overcrewding and
evaluate housing and zoning available for ELI households. In additio, the element’
must include an estimate of the projected number of ELI households. The element may
either use available census data to calculate the number of ELI households, or
presume 50 percent of the very low-income households qualify as EL! households. To
assist the analysis, see the enclosed Comprehensive Housing Affordability Strategy
(CHAS) data, with overpayment information, and a sample analysis from the Buitding

Blocks website at htip.//www hed.ca.gov/hpd/housing element?/EHN extremel dowincome\shp.

2. Include an inventory of land suitable for residential development, including vacant sifes
and sites having the potentla! for. mdgvelopmem‘ and ar analysis of the relationship of
zoning and public facilities and services to these sites (Section 6558 (a)(3)). The
inventory of land suitable for residential development shall be used tc identify sites that
can be developed for housing within the planning period (Section 65£83.2).

Alameda has a regional housing need of 2,046 housing units, in¢luditg 811 for lower-
income households. To address this need, the element relies an recont construction
and approvals, pending projects, and vacant and non-vacant sites, Fowever, to
demonstrate the adequacy of these sites and strategies, the element must provide
analyses, as follows:

Addressing Unaccommodated Need from the Previous Planning Periad: Pursuantio
Chapter 614, Statutes of 2005 (AB 1233), if Alameda failed to identify or make adequate
sites available to accommodate the regional housging need in the prio- planning period,
including failure to implement rezoning, the City must zone or rezong sites to
accommodate any unaccommodated need within the first year of the 2009-2014
planning period. As you know, the City did not adopt an element demonstrating
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adequate sites in the prior planning period. As a result, the element rmust include an

- analysis or programs to demonstrate compliance with this requirement. Further
infarmation can be found at hitp:/fwww.hed.ca.govihpd/hre/plan/helab 1133 final_dt.ndf o
on the Building Blocks’ website at
http:/wwiw.hed. ca. gov/hpd/housing element?/GS _ reviewandrevise.php.

Proaress Toward Meeting the Redional Housing Need: The element credits approved - or

constructed units toward the regional housing need (page 5-3); however it does not

describe project status or affordability. For example, sites 7 and 8 inzlude no o V

information on the anticipated level of affordability by income group. To credif units

toward the City's share of the regionial hausing need for lower-incom: households, the

element must demonstrate aﬁordabmty based on actual or anticipated rents and sales

prices or other mechanisms énsuring affordability in the planning per od. For more
“information see the Building Blocks' website at

hitp //www.hed.ca.gov/hpd/housing  element2/HN PHN_regional.phyr

Alternativeé Adedquate Sites: While the Depariment recognizes Alameda's efforts to
preserve and rehabilitate housing, to credit existing housing (sites 2, 3 and 10) toward
the City's share of the regional housing need, the element.rgust address all the specific
statutory requirements (Government Code Sect:mn 65583.1), For example, the element
does not demonstrate committed assistance will ba availablé througt: a programnt within
the first two years of the housing element planning period (see the enclosed checklist for
your assistance). ,

Sites Inventory: Pursuant to Chapter 724, Statutes of 2004 (AB 23413), the mventory
must include:

Vacant and Non-Vacant: The element should clearly indicate whethir sites are vacant
or non-vacant. For non-vacant sites, the element must describe existing uses.

Multiple Parcels: Some sites appear to be comprised of multiple parsels. For example,

o site 5 (Infill) is-made up of scaitered individual parcels and site 26 (Alameda Point)
consists of several sites or areas. The inventory must also list each varcel in the
aggregated inventory by size, zoning, general plan designation and existing use. To
aggregate multiple parcels, the element should describe the potentis| for lot
consolidation and could include conditions rendering parcels suitable: and ready for
redevelopment, such as trends, information on the number of owners or indicate where
sites have been assembled. :

Current Zoning: Some sites are listed with pending general plan designations or
pending zoning. The element should clearly identify the existing zoning for identified
sites. Where sites require rezoning, the element must include programs &s necessary.

Suitability and Availability: The element must describe any known eivironmental
conditions that could impact development in the planning penod Fer exampls, sites 4,

12, 19 and 26 (Alameda Point) appear to require action prior to beiny available for
development. The element includes some discussion of the City's past efforts to make
the sites available and concludes Alameda Point can be available in the planning period.
However, the element should clearly describe what steps remain for these sites to
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become available. For example, the element could utilize a schedule similar to the one
proposed in the previous planning period to demonstrate the availab lity of sites. |n the
case of known contaminated sites, including outside of Alameda Poist, the element
should include an estimate of the schedule for remediation.

Zoning for Lower-Income Households: Pursuant to Section 65583.2¢)(3)(A) and (B),
the element must identify sites with zoning and densities appropriate to encourage and
. [acilitate the development of housing for lower-income households based on factors

such as market demand, financial feasibility and development experience within zones.
For communities with densities that meet specific standards (at least 30 units per acre
for Alameda), this analysis is not required (Section 65583.2(c)(3)(B)). While the element
states the City has sufficient higher density sites (page 5-18), the inventory does not
include any analysis of zoning appropriate o encourage-and facilitati hausing for lower-
income houdeholds, In addition, the élement does identify Measure A as a constraint

- and indicates it approximately doubles the amount of subsidy required to develop
affordable housing when compared to multifamily development at 30 units per acre
(page 6-22). The element must include an analysis of appropriate zoning consistent
with the requirements above or add or revise programs as necessary.

Non-Vacant Sites: The element does not provide any information or existing uses. The
glement must describe the existing uses of non-vacant sites sufficier tly to demonstrate
the potential for redevelopment and evaluate the extent to which existing uses may
impede additional residential development. The evaluation could include a description,
relative to identified sites, of development trends, market conditions und regulatory
incentives and standards to facilitate redevelopment or reuse. For sites with residential
uses, the inventory should generally describe structural conditions or other
circumstances and trends demonstrating the redevelopment potentizl to more intense -
residential uses. For non-residential sites, the inventory should generally describe
whether the use is operating, marginal or discontinued, and the condition of the structure
or could describe any expressed intérest in redevelopment. Refer to the sample
analysis on the Building Blocks' website at o

http://www.hed.ca.gov/hpd/housing_element2/SIA home.php.

Realistic Capacity: While the element utilizes typically built densities to determine the

capacity of sites in the inventory (page 5-2), for mixed-use sités it mu st also account for

the extent to which hon-residential uses are allowed. Projected resicential development
* capacity should not, for example, assume residential-only development of all mixed-use

or commercial sites.

Zoning for a Variety of Housing Types:

Emergency Shelters: While the element includes a program to ident fy an appropriate
zone where emergency shelters will be permitted without discretionary action, pursuant
to Chapter 633, Statutes 2007 [SB 2], it must specifically identify the zone(s) or potential
zones and demonstrate sufficient capacity to accommodate the neec for emergency
shelters. The element should also describe the characteristics and suitability of the
zone(s) for emergency shelters. See the Department's 8B 2 technical assistance memo

at hitp://www.hed.ca gow/hpd/sb2_memo050708.pdf.
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For Transitional and Supportive Housing. The element did not address this requirement.
Pursuant to SB 2 transitional and supportive housing must be permilted as a residential
use and only subject to those requirements that apply to other residential uses of the
same type in the same zone. The element should either desoribe zcnhing consistent with
these provisions or include programs as appropriate.

3. Analyze potential and éctua/ governmental constraintd upon the maistenance, improve-
ment, and development of housing for all income levels and persons with disabilities,
Including fees and other exactions required of developers (Section 65583(a)(4)).

Inclusionary Reguirement: The element indicates the City requires & specific
petcentage of residential developments to be affordable to lower-inasme households
(page 6-12) and describes general prog and cons of inclusionary requirements.
However, the elément must describe the City’s spécific requirements and include an
analysis of the requirements and haw they are implemented for impacts on the cost and
supply of housing. This is particularly important given current marke} conditions and the
cumulative impact of local regulations. The City could engage the davelopment
community to facilitate this analysis. The analysis should describe hpw the City
promotes compliance with inclusionary requirements, including any incentives or
regulatory concessions.

Local Processing and Permit Procedures: While the element includas some
information on the City's land development review committee, it must specifically
describe and analyze the City's permit processing and approval procedures by zone

. and housing type. To address this requirement, the element should discuss processing
procedures and time for typical single- and multi-family projects, incliding type of
permit, level of review, approval findings and any discretionary appreval procedures.
Refer to the sample analysis on the Building Blocks’ website at
hito:/iwww.hed.ca.qovihpd/housing element2/CON.permits php.

Constraints on Persons with Disabilities: The element did not addrass this requirement.
Pursuant to Chapter 671, Statutes of 2001 (SB 520), the element must include a
complete analysis of potential constraints on the development, mainenance, and
improvement of housing for persons with disabilities. The analysis s1ould address
zoning, development standards, building codes, and approval procetures for the

S —deveic'pmentcfhou*&“.'ing“fot“pers‘ans‘with—disabﬂiﬁesjExample's—of*sta'n‘dardrand—*v ******** —
requirements that should be analyzed include: (1) any definitions of family in the zoning
code; (2) description of zones allowing for licensed residential care fiacllities with fewer
than six persons; (3) discussion of permit procedures including any conditions or
restrictions on the approval of group homes with seven or more resiclents; (4) spacing
or concentration requirements; and, (5) whether the City has an adopted reasonable
accommodation policy or procedure for providing exception in zoning and land-use.
Refer to the Department's memo and the Building Blocks"sarhple ar alysis at
http:/fwww.hed .ca.govihpd/housing element2/CON _disabilities.php.
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B. Quantified Objectives

Establish the number of housing units, by income level, that can be conatructed,
rehabilitated, and conserved over a five-year time frame (Section 65583(b)(1 & 2)).

While the elernent includes quantified ohjectives by income group fcr very lowe, low-,
moderate-, and above moderate-income (page 2-14), pursuant to AB 2€.34, it must also
include objectives for EL| households.

C. Housing Programs

1. Identify adequate sites which will be made avallable through appropiiate zoning and
development standards and with public services and facilities neede fo. facilitate and
encourage the development of @ vériety of types of housing for all in ome levels,
including rental housing, factory-built housing, mobilehomes, and emergency shelters
and transitional housing. Where the inventory of sites, pursuant (o r.aragraph (3) of
subdivision (a), does not identify adequale sites to accommodate the need for groups of
all hausehold income levels pursuarnt to Seclion 65584, the program shall provide for
sufficient sites with zoning that perinits. owner-occupied and rental m ultifamily residential
use by-right, including density and development standards that coul! accommodate and
facilitate the feasibility of housing for very low- and low-income households
(Section 65583(c)(1)).’

As noted in finding A2, the element does not include a complete sites inventory or
analysis; as a result, the adequacy of sites and zoning for a variety of types and
incomes has not been established. Based on the results of a complate sites inventory
and analysis, the City will need fo add or revise programs to provide adequaie sites
consistent with. Government Code Sections 65583.2 and 65583(c)(1) to permit owner-
occupied and rental multifamily uses by-right sufficient o accommocdiate the remairing
need for lower-income households and:

« permit @ minimum of 16 units pér site;

» require a minimum density of 20 units per acre; and

« demonstrate at least 50 percent of the lower-income needs to be: accommodated on
sites designated for residential use only.

In addition:

Prodram 4e (Emergency Shelters): Commits to amend zoning to permit emergency
shelters withaut discretionary action within one year of adoptlon howvever, the program

‘must also:

« identify the specific zone(s) for permitting emergency shelters (sze Finding A2); and
» ensure development standards will encourage and facilitate the Jse and only subject
shalters to the same davelopment and management standards fhat apply to other

allowed uses within the identified zone.
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2. Assist in the development of adequate housing to meet the needs of extremely low-,
very low-, low-, and moderate-income households (Section 66583(¢c)’2)).

The element must include specific commitment to assist in the devel(:)pmenf of housing
far lower-income households, as follows:

General: The element does not include specific actions to assist in the development of
rental housing for lower-income househalds, Programs to assist the development of
housing are particularly important given the lack of new construction affordable to lower-
income households in the previous planning period. For example, the element could
include programs to initiate contact with developers and list subsequisnt steps Alameda
will take to facilitate development of rental housing such as assisting with site
acquisition, fee Waivers, priotity processing and providing funding or supporting
applications for furiding. See the Departmenit's Financial Assistance Program Directory
at hitp://mww.hed.ca.gov/fa/LG program directory.pdf,

ELI Households: Pursuant to AB 2634, existing programs should be expanded, or
programs added, to specifically assist in the development of & variety of housing types
to meet the housing needs of ELI households. For example, programs could be
included to prioritize some funding for the development of housing aifordable to ELI
households, and/or offer financial incentives or regulatory concessio1s to encourage
the development of housing types, such as 8RO units, which address the needs of this
income group. -

Program 4d (Density Bonus Ordinance) and Second Units: Since the City did not

" implement these programs in the previous planning period; the elemesnt should revise
programs as appropriate to ensure thelr effective and expeditious implementation in the
current planning period. Please note, the City should ensure its density bonus
ordinance is in compliance with recent statutory amendments (Chapler 1928, Statutes
of 2004) to State density bonus law (Government Code Section 65915). A copy of the
law is available on the Department’s website at http://www.leginfo.ce .qovicgi-

bin/displaycode ?section=gov&aroup=65001-8600081ile=65915-859'18.

3. Describe the amount and uses of mbneys in the redevelopment agency’s Low and
Moderate Income Housing Fund (L&M Fund) (Section 65583(c ). ‘

While the element identifies the amount of money anticipated to accrue to the LMIHF
through the end of the planning period, it must also describe planne uses (i.e., rental
rehabilitation, direct financial assistance for land write-downs and new construction, and
first time homebuyer mortgage assistance) and where appropriate, describe funding
relative to programs in the element. Additional information is availahle in the Building

Blocks' website at hitp:/www.hed.ca.gov/hpd/housing element2/OR lowmod.php.
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4. The housing element shall contain programs which "address, and where appropriate
and legally possible, remave governmental constraints to the maintenance,
improvement, and development of housing” (Section-65583(¢)(3)).

As noted in finding A3, the element requires a complete analysis of potential
governmental constraints. Depending upon the results of that analvrsis, the City may
need to revise or add programs and address and remove or mitigats any identified
constraints. The element notes the City's parking and open apace *egulations limit
residential development. As a result, the element must include programs to address or
modify these constraints.

In addition, Measure A requires "there shall be no multiple dwelling units built in the City
of Alamada” and defines multiple dwelling units as a residential buuldlng for three or
‘more families. The City also adopted an ordinance to mterpret Measure A to prohibit the
alteration of existing structures, Measure A imposes a minimum 1ot size of 2,000 square
feet per dwelling unit citywide, effectively restricting units to duplexes and allowable
densities below 22 units per acre. Prohibiting multifamily or limiting density s a
fundamental constraint with significant impacts on the cost and supply of housing and -
particularly a variety of housing types. In addition, Measure A severely restricts
promoting higher density housing and mixed-use development nea" jobs and transit to
maximize land resources and address climate change. The element acknowledges
Measure A as a constraint on development (page 6-22), but does rot include programs.
Pursuant to Government Code Sections 65583.2 and 65583(c), the City is required to
make zoning available to encourage and facilitate multifamily development and address
and remove constraints. As a resulf, the element must include programs to address and
remove or modify the constraint, including making zoning available to allow multifamily
uses.

5. The housing program shall promote equal housing opportunities fo. all persons
regardiess of race, religion, sex, marital status, ancestry, national crigin or color (Section

65583(c)(8)).

Program 4b (Fair Housing and Tenant-Landlord Mediation): Should include specific
commitment to ensure fair housing information is available throughout community, For

example, the City could expand the community locations to disseminate information ar
conduct education through community events and targeted neighborhood efforts. Pléase
see the Building Blocks at http://www,.hed.ca.gov/ihpd/hoysing elerient2/PRO_sho.php

D, Public Participation

Local governments shail make & diigent effort to achieve public particpation of all
economic segments of the community in the development of the housing element, and the
element shall describe this effort (Section 65583(c)). _

The element did not address this statutory requirement. While the Dasartment understands
the City conducted various public workshops, ho information describing these efforts is
included in the housing element. The element must describe how Alameda made or will
make a diligent effort to achieve the’ psrtsclpatlon of all economic segnients of the
community, including low and moderate income househdlds, in the development of the
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housing element. The elerment should describe haw input was solicited, considered and
where appropriate, incorporated in the development of the element. Prior to adopting the
element, the City should make the draft element, including any revisions, available to the
public and groups and individuals participating in the Update process.

E. General Plan Consistency -

The housing element shall describe the means by which consistency will be achisved with
other general plan elements and communily goals (Section 65583(c)(7)).

The element does not describe the internal consistency of the general pilan. The element
must include an evaluation of how internal consistency will be achieved and maintained

. during the planning period. The element could include a program 15 co“duct an intérnal
consistency review as part of its annual general plan implementation rasort required under
Government Code Section 65400, This anriual report can also assist future updates of the
housing element. For more information, see the Building Blocks' websie at
http./Aww.hed ca.gov/hpd/housing element2/OR costal.php#Mods| Apalyses.

-



